BOROUGH of GARWOOD
PLANNING BOARD

MEETING of March 11, 2026

Chair Greet opened the meeting at 7:30 p.m. and read the following:

Pursuant to the Open Public Meeting Law, this is to state for the record that adequate
notice of this meeting has been provided to the public by publication in the Westfield
Leader in January 2026 and by filing of said notice in the office of the Municipal Clerk.
This is a regularly scheduled meeting of the Board.

Flag Salute — Moment of Silence

ROLL CALL

Present: Mayor Jen Blumenstock, Councilwoman Stephanie Bianco, Stephen Greet, Kathleen
Villaggio, William Nierstedt, Mary Ann Hay, Craig McCarrick, Brian DiMaria, Alt. III & Thomas J.
Bianco Alt. IV

Absent: None

Excused: Steve Barcan David Beyers (Alt. I), Keith Mason, Alt. II

Also present were Board Attorney Donald Fraser, Gabe Bailer, P.P present for Board Consultant
Victor Vinegra, P.E., P.P. and Board Secretary Adele Lewis (4ttending remotely).

MINUTES

e MINUTES OF THE FEBRUARY 25, 2026 PLANNING BOARD MEETING
On a motion by Mayor Blumenstock and seconded by Kathy Villaggio, the Board voted by
general consent to adopt the minutes of the February 25, 2026 Planning Board meeting

RESOLUTION

CASE # PB 25-06 400 Spruce Avenue
Block 407, Lot 16 R/A Zone
Applicant: Joseph Leonard
Seeking relief from Section 106-91 C-(2) (a) to permit a
13.9 ft front yard setback where 25 ft. is required.

On a motion by Councilwoman Bianco and seconded by Ms. Hay, the Board voted
Affirmative (9) Mayor Jen Blumenstock, Councilwoman Stephanie Bianco, Chair Stephen
Greet, Kathleen Villaggio, Katya Lysak, William Nierstedt, Mary Ann Hay, Craig
McCarrick to grant relief from Section 106-91 C-(2) (a) to memorialize the wording of the
Resolution to permit a 13.9 ft front yard setback where 25 ft. is required with the agreed
upon condition throughout testimony to comply with the impervious coverage requirements.

ORDINANCE REVIEW

Page 1



Planning Board review of Ordinance No. 26-07 adopting the Amended “Garwood
Paperboard Redevelopment Plan- Block 211, Lot 6 - 75 North Avenue pursuant to the
Local Redevelopment and Housing Law.

Gabe Bailer, P.P. was present and reviewed the document from Harbor Consultants dated

He distributed a concept plan and provided background. He stated the Mayor and Council
voted to introduce an amended redevelopment plan for the Paperboard property on North
Avenue following several years of inactivity at the site. He stated the Borough entered
into an initial agreement for the site with Garwood Paperboard Urban Renewal

Associates, LLC in 2018.

Mr. Bailer stated the plans for the site were modified in 2022 to include a 12,000-
square-foot onsite storage facility. He stated when the new round of affordable housing
obligations were distributed in 2024, Garwood was left with a prospective need of 80
new units to be built over the course of the next ten years. That number was later
reduced to a realistic development potential of 53 based on an allowable vacant land
adjustment.

Mr. Bailer stated the Borough entered into new discussions with the property’s
redeveloper to attempt to add more affordable units to the Paperboard site in the form
of a separate, age-restricted facility comprised of 57 additional units, 12 of which
would be added into the Borough’s Affordable Housing Plan.

Mr. Bailer detailed the Ordinance and stated in anticipation of Fourth Round
obligations and at the developer’s request, the Borough further agreed to amend the
Redevelopment Plan to increase permitted density to accommodate an additional age-
restricted residential building with a 20 percent affordable housing set aside.

The Borough entered into mediations with the redeveloper and the Fair Share Housing
Center late last year, and arrived at a series of amendments to the redevelopment plan
that were presented to the public when the Ordinance was introduced last week.

The amended plans call for a total of 212 total units, consisting of a maximum of 124
family rental units, a minimum of 88 age-restricted units. A total of 37 affordable units
will be spread throughout the two facilities. The site will also offer parking at a rate of
1.7 spaces per unit regardless of bedroom count (or about 360 spaces in total), a 4,200-
squarefoot community space. He reviewed the bulk requirements and stated other
provisions from the earlier redevelopment agreement, including height, architectural
treatments and the inclusion of the historic castle frontage will remain.

Mr. Bailer stated the next step after the Planning Board consistency review is to have
the Governing Body adopt the Plan and then the developer will subsequently apply for
Site Plan Approval. Mr. Bailer stated that the Plan is consistent with the Housing
Element and the Master Plan

Ms. Villaggio inquired if something is not mentioned in the plan, such as lighting or
landscaping, does it default to the code? Mr. Bailer stated that it does.

Mr. Nierstedt stated that it doesn’t specifically state that provision in the
Redevelopment Plan. He requested the Plan be amended to stated that if something is
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not specifically identified in the Redevelopment Plan, the Land Use Ordinance is
controlling.

Mayor Blumenstock inquired if that could be added at tomorrow night’s meeting.
Mr. Fraser stated that is a question for the Borough Attorney.

Mayor Blumenstock stated that they will be guided by the advice of the Borough
Attorney.

Board Attorney Donald Fraser suggested Mr. Nierstedt’s suggestion be forwarded to
the Mayor and Council, which was scheduled to meet the following day. Mayor
Blumenstock said that if amending the Plan would not interfere with a State-mandated
deadline to submit their fourth-round housing plans by March 15, the council may
consider the recommendation.

Mr. McCarrick inquired if that could be included in the resolution.

Mr. Fraser noted that Mayor and Council will act accordingly.

Ms. Villaggio stated that it does indicate on a number of occasions referenced to the
approval of the Planning Board. She added that it is understood that if it is not
articulated in the Plan defaults to the Zoning Ordinance.

Mr. Greet agreed that he would support that if it is able to be incorporated without
jeopardizing the Affordable Housing deadlines.

Mr. Bailer stated that this could be amended at a future date.

Ms. Villaggio inquired if the traffic study commissioned on behalf of the Borough was
in the Redevelopment Plan. Mr. Bailer stated that would be in the Redeveloper
Agreement.

Mr. Fraser stated that this is not a public hearing however the Board can allow
reasonable comments.

PUBLIC COMMENTS
Bruce Paterson, 325 Willow Avenue inquired about the traffic study.

On a motion Kathy Villaggio and seconded by Craig McCarrick, the Board voted Affirmative:
Stephen Greet, Kathleen Villaggio, William Nierstedt, Mary Ann Hay, Craig McCarrick, Brian
DiMaria, Thomas J. Bianco Negative (0) to recommend to mayor and council adopt Ord 26-07 for
the Paperboard redevelopment plan and to further recommend the addition that where a subject
is silent on a subject, the Borough's Land Use Code will control.

Motion carries

*Mayor Jen Blumenstock and Councilwoman Stephanie Bianco Abstained.

DISCUSSION ITEMS

Ms. Villaggio stated that she requested the food truck ordinance will be distributed in advance of
the March 25" meeting.

Mr. Nierstedt stated that he will send the Board secretary for distribution the bicycle parking
spaces ordinance form
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Questions from the PUBLIC

Bruce Paterson, 325 Willow Avenue inquired about the traffic study.

ADJOURNMENT
There being no further business, the Board adjourned at 8:20 p.m.

The next regularly scheduled meeting of the Board is March 25, 2026.

Respectfully Submitted,

Adele C. Lewis, Board Secretary
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